
 
 
 

PLANNING COMMITTEE 
 
 

Report of: Director of Community Services 
  
Date: 9 February 2021  
 

 
Application No.: 19/1267/PA 
  
Proposal: Erection of detached dwelling (Revised siting & minor 

design changes approved under 16/0453/PA) 
  
Location: Land rear of 6 Sycamore Woods, Pembroke Dock, 

Pembrokeshire, SA72 6QW 
  
Applicant: Mr Gearoid Hunt, Celtic Homes (Properties) Ltd 
 

 
THIS APPLICATION IS FOR COMMITTEE CONSIDERATION AS IT INVOLVES A 
DEVELOPMENT THAT IS CONTRARY TO A POLICY OF THE DEVELOPMENT 
PLAN BUT WHICH IS BEING RECOMMENDED FOR APPROVAL (PARAGRAPH 
1(n) OF THE SCHEME OF DELEGATION) 
 
1. Recommendation: 
 
1.1 It is recommended that the application be APPROVED subject to the 

completion of a section 106 legal agreement or unilateral undertaking in 
respect of an affordable housing contribution and the following conditions: 
 

 Time limit for commencement of development 

 Development in accordance with the approved plans and documents 

 Boundary treatment and retaining features within the site, including 
planting details to be submitted for approval 

 Method of construction and details of the southern boundary slope to be 
submitted for approval 

 Method of surface water disposal to be submitted prior to any 
construction of the dwelling  

 Provision of parking 

 Site clearance strategy to be submitted for approval  

 Biodiversity enhancement to be installed on site in the form of bat or 
bird boxes 

 External lighting scheme to be submitted for approval prior to 
installation 

 Site investigation to be undertaken and submitted for approval in 
respect of contamination 

  
1.2 In the event a section 106 legal agreement or unilateral undertaking is not 

completed within 3 months of the foregoing resolution then delegated power 



 
 

be given to the Chief Planning Officer to exercise discretion to refuse the 
application on the grounds of non-compliance with the Local Development 
Plan.     

___________________________________________________________________ 
 
2. Main Issues 
 
2.1 The main issues raised by this application are: 
 
  Whether the principle of development is acceptable (Policies SP 1, SP 12, 

SP 13, SP 14, SP 16 and GN.26) 
  Impact on character and appearance of the area, and local amenity 

(Policies SP 16, GN.1 and GN.2) 
  Ground stability (Policy GN.1) 
  Drainage arrangements (Policies GN.1 and GN.2) 
  Contribution towards delivery of local needs affordable housing (Policy 

GN.28) 
  Whether there are any material considerations  
 
3. Description of site 
 
3.1 The application site comprises an area of land within a larger parcel of land 

located to the south of Sycamore Woods and to the west of the dwellings in 
Lavinia Drive. The site is located on a higher level than the property 
boundaries with Sycamore Woods and on a lower level than Lavinia Drive and 
is partially located within the settlement boundary for Pembroke Dock. Access 
to the site is gained from a turning head within Sycamore Woods. 

 
4. Proposal 
  
4.1 This full planning application seeks permission for the erection of a detached 

dwelling. This is a revised scheme to a previously approved dwelling in this 
location (ref. 16/0453/PA), the changes include the siting of the dwelling along 
with minor design changes. 

  
4.2 The dwelling would be sited centrally within the site with a parking area and 

access from the north east, leading from Sycamore Woods. The dwelling would 
have a generally rectangular form with projecting elements to the east and 
west. It would be single storey comprising an entrance hall, kitchen/diner, utility, 
lounge, bathroom and two bedrooms (one with en-suite facilities). Externally the 
dwelling would have cedar clad walls under a sedum flat roof with coated 
metal/upvc windows and doors.   

 
5. Relevant Planning History 
  
5.1 There is an extensive planning history for applications for residential development in 

this location, the relevant applications to this proposal are as follows: 
  
5.2 Planning permission for the erection of a dwelling which was a revised siting and 

minor design changes for dwelling approved under 16/0453/PA was refused on 10th 



 
 

October 2019 (ref. 19/0485/PA). The reason for refusal related to surface water 
drainage arrangements not being acceptable, lack of information on ground stability 
and lack of provision of a unilateral undertaking to provide an affordable housing 
contribution. 

  
5.3 Outline planning permission for erection of a dwelling was refused on 5th April 2016 

and subsequently allowed on appeal on 11th November 2016 (ref. 15/1154/PA). 
Conditions 9 and 10 (contamination and land stability) were partially discharged on 
3rd November 2017 ref. (17/0551/DC). 

  
5.4 Full planning permission for the erection of a dwelling was conditionally approved on 

16th October 2016 (ref. 16/0453/PA). Conditions 3 (site levels), 4 (Landscaping 
details), 5 ( surface water disposal), and 6 (geo-technical assessment) were partially 
discharged on 23rd March 2018 (ref. 17/0994/DC). 

 
6. Evaluation: 
 
 Whether the principle of development is acceptable 
  
6.1 The application site comprises the northern part of an agricultural field, with existing 

residential development to the north, east and west. There are no features on the 
ground to define the extent of the settlement boundary. As a result the settlement 
boundary for Pembroke Dock crosses through the site. Therefore, part of the site is 
classed as a countryside location in planning policy terms.    

  
6.2 This scheme is for a single market dwelling located on the outskirts of Pembroke 

Dock. As a result, the proposal would result in the delivery of new housing that 
would have positive economic, social and some environmental impacts. However, 
part of the dwelling and its associated amenity space would be located outside the 
defined settlement boundary and the proposal is for new build residential 
development that would not meet the essential requirements of people who live and 
work in the countryside. Therefore, whilst the proposal would comply with the 
strategic objectives of Policies SP 1 (Sustainable Development) and SP 14 (Hub 
Towns) of the Local Development Plan (LDP), there would be an element of conflict 
with the strategic aims of Policies SP 13 (Settlement Boundaries) and SP 16 (The 
Countryside) and in part the detail of Policy GN.26 (Residential Development), as a 
result of the encroachment beyond the settlement boundary. The area of land 
outside the settlement boundary comprises approximately a third of the application 
site, and on balance residential development in this area is considered to be 
acceptable, particularly as the settlement boundary is not clearly defined on the 
ground and the proposed development would still deliver housing in a sustainable 
location with a good access to services. 

  
6.3 Given the extent of the site located within the settlement boundary and the 

relationship to the dwelling (ref. 18/1288/PA) which is partially located outside the 
settlement boundary to the west, the proposal would not result in a significant 
encroachment into open countryside. Therefore, despite the minor conflict with 
policies SP 13, SP 16 and GN.26 of the LDP identified above, the location of the site 
in a sustainable location, the minimal encroachment into open countryside and the 
planning history for the site and wider area is such that there is compliance with the 
adopted development plan. As such, the principle of the development is therefore 



 
 

acceptable in this instance. 
  
 Impact on character and appearance of the area 
  
6.4 The dwellings in Sycamore Woods are two storey detached dwellings with an estate 

road frontage. The gradient in the Sycamore Woods estate slopes downwards from 
east to west, with land on higher level to the south of the estate. The application site 
is located to the south of the rear gardens of numbers 2, 4 and 6 Sycamore Woods, 
with access gained from the turning head adjacent to number 6.  

  
6.5 The site area extends to approximately 0.04 Hectares (Ha), and roughly has a width 

of 13.5 metres and length of 28 metres (excluding the access road). The site is on a 
gradient, with land falling away to the north and west to dwellings and a recently 
constructed dwelling which is partially sited outside the settlement boundary (ref. 
18/1288/PA) respectively. The dwelling has been designed to take account of the 
constraints of the site, including the location of the settlement boundary, size of the 
site and site levels. The proposed dwelling would be single storey, with a flat sedum 
grass roof, set back in the plot from the rear boundaries of the properties known as 
No. 2, 4 and 6 Sycamore Woods. It would have an amenity space and parking area 
to the front. Plans detailing the levels of the site and the proposed finished floor 
levels of the dwelling indicate that the site would be lowered and the dwelling would 
sit approximately two metres below existing ground levels. Significant ground 
excavation would be required to accommodate the dwelling and the provision of a 
levelled garden area. The lowering of the ground would alter the character of the 
site but would reduce the prominence of the dwelling from the surrounding area. 
The dwelling itself would have a contemporary design having timber clad walls 
under sedum grass roof. It would be of a different form and design to neighbouring 
properties but as the site does not form part of the residential streetscene of 
Sycamore Woods, this is considered to be acceptable.   

  
6.6 The Council Landscape Officer has commented that the site is complicated in terms 

of site levels and that the siting of the dwelling on a lowered development platform 
would provide a better relationship with neighbouring properties. A condition has 
been recommended for further details of construction and planting for the northern 
boundary in order to ensure a viable landscape scheme that would integrate into the 
landscape, and for a condition for the degree of slope proposed for the southern 
boundary to ensure useable garden space.  

  
6.7 Planning permission was granted for a single storey dwellinghouse further north in 

the site (ref. 16/0453/PA) and in closer proximity to the rear gardens of No.s 2, 4 
and 6 Sycamore Gardens. This application proposes a single storey dwelling set 
further back from the neighbouring properties. The ground would be excavated to 
set the finished floor levels of the dwelling down by approximately 2 metres and the 
dwelling would have a lower height than the neighbouring properties. The dwelling 
would have less of an impact on the neighbouring properties than the previously 
approved scheme. Existing boundary and walls would be retained for privacy. The 
proposal is considered to have no more of an impact on the neighbouring properties 
than the previously approved dwelling. 

  
6.8 Whilst the scale, nature and appearance of the proposed dwelling differs from those 

in the vicinity of the site, due to its positioning and low lying nature it is considered 



 
 

that the proposed dwelling would be compatible with the capacity and character of 
the site and the area within which it is located. Furthermore, due to the relationship 
of the proposed dwelling to the adjacent dwelling which is also partially located 
outside the settlement boundary, it is considered that the proposal would not result 
in a significant detrimental visual impact, and would not affect landscape character. 
As such, the proposal would accord with criteria 1, 2 and 3 of policy GN.1 (General 
Development Policy) and criteria of policy GN.2 (Sustainable Design of the LDP in 
respect of visual impact on the character and appearance of the area. 

  
 Ground stability 
  
6.9 A Geotechnical Report has been provided dated February 2020. This concludes that 

following a site survey and detailed analysis that there is no threat to ground stability 
through a reduction in ground levels for the proposed building. The ground beneath 
the proposed building would be fresh bedrock and therefore stable. The current 
situation behind the existing residential properties is described as very stable. By 
reducing the ground level to the height of the existing retaining wall the stability 
would be improved. The difference in level between the new bench and the field 
behind to the south would average four metres, all land is in the same ownership 
therefore a stable slope could be created. The slope would be made stable using 
engineering practices, such as battering back the slope to a safe angle, building a 
retaining wall or any kind of combination of the two. A condition is required for slope 
details to be submitted, along with other retaining features on site. Subject to the 
recommended condition, it is considered that the proposed excavation would not 
result in an unacceptable risk to health and safety as required by criterion 7 of policy 
GN.1 of the LDP.  

  
 Drainage arrangements 
  
6.10 The application form indicates that foul water will connect to the public sewer, Dwr 

Cymru Welsh Water has confirmed that there is capacity with the sewerage system 
and raise no objection to this arrangement. The application form details that surface 
water would be directed to a soakaway within the site. The Geotechnical Report 
dated February 2020 states that SAB approval is not required due to the scale of the 
dwelling being under 100 square metres, however the Head of Infrastructure 
(Drainage) has concluded, due to the proposed access, patio areas and the dwelling 
itself, that SAB approval would be required for this development. In terms of surface 
water disposal, The Geotechnical Report explains that a responsible approach to 
the disposal of storm water is proposed, this includes the use of a sedum roof to 
attenuate flow, along with a rainwater harvesting system with a 7500 litre storage 
capacity. Excess water is proposed to be disposed of either through a shallow 
infiltration system on adjacent land to the south owned by the applicant, or through a 
borehole drilled into the bedrock within the site boundary. The report explains that 
without lowering the site to its intended level, it is difficult to ascertain the feasibility 
of the two alternatives, as such a condition is required for details of surface water 
disposal to be submitted prior to construction of the dwelling. Subject to the 
recommended condition the proposal would ensure necessary and appropriate 
service infrastructure would be provided to comply with criterion 6 of policy GN.1 
and criterion 3 of policy GN.2 of the LDP.  

  
 Contribution towards delivery of local needs affordable housing 



 
 
  
6.11 The plans show that the provision on affordable housing on 5% of the site is not 

possible; therefore a commuted sum for affordable housing would typically be 
required of £2543.75 per unit to comply with GN.28 (Local Needs Affordable 
Housing). A completed unilateral undertaking has been prepared which would 
secure the required contribution, in compliance with policy GN.28 of the LDP.  

  
 Other matters 
  
 Suitability of access and parking arrangements 
  
6.12 Access to the site would be from the north eastern corner of the site which adjoins 

the estate road of Sycamore Woods. The access would have a tarmacadam finish 
with a retaining wall along its eastern boundary. A parking area would be provided 
within the site to the north east of the proposed dwelling and to the rear of No. 6 
Sycamore Woods. Steps would be provided down from the parking area to the 
dwellinghouse. The Head of Infrastructure (Highways) has raised no objection to the 
proposal on highway grounds subject to a condition for the provision of off street 
parking facilities prior occupation. Subject to the recommended condition, the 
proposal would accord with criteria 5 and 6 of policy GN.1 of the LDP.   

  
 Impact on biodiversity  
  
6.13 The Council Ecologist has commented that vegetation on the site could be used by 

nesting birds and reptiles, as a result a condition has been recommended for a 

clearance strategy for the site. The use of a green roof offers potential for 

biodiversity provision, however further biodiversity enhancement measures are 

required along with details of external lighting, these would be secured through 

conditions. Subject to the recommenced conditions the proposal accords with 

criterion 4 of policy GN.1 and policy GN.37 (Protection and Enhancement) of 

Biodiversity of the LDP.  

  
 Impact on health and safety 
  
6.14 The application site lies within 35m of the former Sykemoor Landfill. The Head of 

Environmental Services and Public Protection has commented that given the 
proximity of the proposed development to the former landfill, leaching of potential 
contaminants and the risk of ground gas migration cannot be ruled out at the site. A 
condition has been recommended for site investigation, subject to the 
recommended condition the proposal would comply with criterion 7 of GN.1 of the 
LDP. 

  
  
 Representations 
  
6.15 An objection from Pembroke Dock Town Council and three representations have 

been received raising concern in respect of the application. The concerns raised in 
relation to the location of the site partially within the settlement, conditions from 
previous permissions, impact on amenity due to the position of the dwelling and 
boundary treatments, ground stability and surface water disposal have been dealt 



 
 

with in preceding paragraphs. The outstanding matter relates to impact on property 
value which is not a material planning consideration.  

  
 Conditions 
  
6.16 The conditions recommended within the report are necessary to make the 

development acceptable in planning terms. They accord with the tests laid down in 
Circular 016/2014 (The Use of Planning Conditions for Development Management). 

  
 Conclusion 
  
6.17 Whilst the principle of the proposed development is in part contrary to the 

requirements of policies SP 13, SP 16 and GN.26, the proposal complies with the 
strategic aims of Policy SP 1 due to its relationship with existing residential 
development and to the settlement of Pembroke Dock where a range of services are 
accessible. Furthermore it is considered that in this instance, despite the minor 
conflict with SP 16 and GN.26, the location of the site in a sustainable location, the 
limited encroachment into countryside, and the planning history of the site and 
locality are such that there would be compliance with the development plan. As 
such, the principle of the development is therefore acceptable in this instance. 

  
6.18 In terms of detailed matters, the submitted scheme demonstrates that the proposed 

development would have an acceptable impact on the character and appearance of 
the area and on local amenity. The scheme complies with the policies GN.1 and 
GN.2, of the LDP in respect of these issues. 

  
6.19 In reaching a recommendation, regard has been given to the requirements of 

sections 3 and 5 of the Well Being of Future Generations (Wales) Act 2015. It is 
considered that this recommendation is in accordance with the Act’s sustainable 
development principle through its contribution towards the Welsh Ministers’ well-
being objective of supporting safe, cohesive and resilient communities. 

  
Annex 
 
A.1 The Development Plan/Other Material Considerations. 
 

 A.1.1 The Local Development Plan 
 
 Policy SP 1 Sustainable Development  
   
 Policy SP 12 The Settlement Hierarchy 
   
 Policy SP 13 Settlement Boundaries 
   
 Policy SP 16 The Countryside 
   
 Policy GN.1 General Development Policy 
   
 Policy GN.2 

 
Policy GN.3 

Sustainable Design 
 
Infrastructure and New Development 



 
 
   
 Policy GN.26 Residential Development 
   
 Policy GN.28 Local Needs Affordable Housing 
    
  Policy GN.37  Protection and Enhancement of Biodiversity 
    
 A.1.2 Other Material Considerations/ Weight Attached 
   
   Planning history   
   
  Significant weight 
   
   Extent of site within settlement boundary 
   
  Significant weight 
   
   Sustainability of location 
   
  Limited weight 

 
A.2 Consultation Responses 
 
 A.2.1 Head of Infrastructure 
   
  Highways 
   
  Conditional approval 
   
  Drainage 
   
  Conditional approval 
   
 A.2.2 Head of Environmental Services and Public Protection 
   
  Conditional approval  
   
 A.2.3 Dwr Cymru Welsh Water 
   
  Conditional approval  
   
 A.2.4 Council Landscape Officer 
   
  Conditional approval 
   
 A.2.5 Council Ecologist 
   
  Conditional approval 
   
 A.2.6 Public Right of Way Officer  
   



 
 
  No objection  
   
 A.2.7 Pembroke Dock Town Council   
   
  Object to the proposed development in summary for the following reasons:  

 Encroachment into Greenbelt 

 Location outside the settlement boundary 

 Relevance of conditions from earlier planning permissions 

 Lack of detail regarding sustainable surface water disposal  
   
 A.2.8 Representations 
  
 Publicity of the application has been undertaken, three third party 

representations have been received objecting to the proposal in summary for 
the following reasons: 

 Impact on amenity due to overlooking, loss of light and 
overshadowing 

 Lack of details regarding boundary features  

 Ground stability 

 Surface water disposal 

 Impact on property value 
  
 
 

 
Background Documents: 
(Copies of all the Background documents referred to in this report are available on the 
planning application file for inspection by Members of the Planning Committee on 
request to the Planning Support Team). 

 Consultation replies from Head of Infrastructure (Highways and Drainage), Head 
of Environmental Services and Public Protection, Dwr Cymru Welsh Water, 
Council Landscape Officer, Council Ecologist, Public Right of Way Officer and 
Pembroke Dock Town Council.  

 


